Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2007/0750/P

	Development Proposed:
	lean to garden room on north east elevation (Re-submission) at Moorstones barn, knotts lane, tosside, skipton

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy H18 - Extensions to Converted Buildings.

Policy SPG – “Extensions and Alterations to Dwellings”



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to a detached barn conversion within the Forest of Bowland Area of Outstanding Natural Beauty as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). This application is a re-submission of previously refused proposal that was also lost on appeal. It seeks consent for an extension to the side elevation of a former barn, which has been converted, to residential use.  The scheme shows a side extension with a lean-to roof sloping at right angles to the main building, creating a garden room with approx. dimensions of 6.25m x 3.04m x 3.9m to the highest point. It will be constructed of stone with slate roof with three window openings and a doorway spread between the three elevations of the extension.

Within the Inspectors Appeal Decision Statement, he noted that the majority of the character has been largely maintained within the various extensions already taken place. In particular, the character of the property as a converted barn is largely determined by the fact that there are few windows punctuating the walls, and that those windows are small, chiefly square and with a somewhat horizontal alignment. He considered that the scale and massing of the proposed garden room extension is in keeping with the rest of the building, however the windows in all three elevations of the proposed extension would be significantly larger than the existing windows in the property, and do not share the same characteristics as the existing. As such, it was for this reason that the Inspector dismissed the appeal, in that he considered the garden room to be unsympathetic to the design of the property. And in this respect would not comply with Policy H18 of the Ribble Valley Districtwide Local Plan (adopted June 1998).

Having had discussions with the agent following this decision, it was considered that the size, scale and massing of the proposal was acceptable in principle, however the windows previously proposed were unsuitable. The re-submitted application shows smaller, square windows in the elevations, which match more suitably the openings in the original barn, and as such it is considered that the proposal is now acceptable.

Therefore, bearing in mind the above comments, and that the proposal complies with the relevant Policies, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 24/10/2006 and 07/09/2007














